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SUBJECT Silverstone - 7-GP-2005 
 

REQUEST Request a Major General Plan Amendment of the Land Use Element from 
Cultural/Institutional or Public Use to Mixed Use Neighborhoods on 160 +/- 
acres located at the southeast corner of Pinnacle Peak Road & Scottsdale 
Road.           
 
Key Items for Consideration: 
• A rezoning case is being processed concurrently with this General Plan 

Amendment, and is scheduled to be heard at the October 19, 2005 
Planning Commission meeting. 

• The existing tourist destination use (Rawhide) is relocating, which was 
the purpose of the current General Plan land use designation. 

• The General Plan Character Element designates this location as an 
Activity Center feature. 

• A mixture and variety of land use activity would serve and support the 
surrounding area.   

• Open space areas and buffers would help provide transition to 
surrounding neighborhoods and maintain a suburban desert character. 

• Mixed-use activity would change and increase traffic patterns. 
• Street, drainage, and other infrastructure improvements would be needed. 

Related Policies, References: 
Case 15-ZN-2005 is the associated rezoning request for the property. 
Case 13-UP-2005 is an associated request for a Residential Health Care 
Facility on the property. 
 

OWNER Michael Pacheco 
602-230-1051 
 

APPLICANT CONTACT John Berry 
Berry & Damore, LLC 
480-385-2727 
 

LOCATION Southeast corner of Pinnacle Peak Blvd & 
Scottsdale Road 
 

BACKGROUND General Plan. 
Land Use 
This property is designated Cultural/Institutional or Public Use on the General 
Plan Land Use Map.  The Cultural / Institutional or Public Use designation 
includes a variety of public and private uses that may include government 
buildings, schools, private institutions such as hospitals and tourism 
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destinations, private and public utilities, and airports.  Some areas may also 
include a mixture of recreation, tourism, destination attractions, equestrian 
facilities, hotels, or resorts, and cultural uses serving a large area.  These uses 
should have good transportation access and be compatible with the 
surrounding neighborhoods. 
 
Character and Design Element: 
The Character and Design Element of the General Plan designates this site 
within the Suburban Desert Character Type.  This Character type typically 
contains medium density neighborhoods that include a variety of commercial 
and employment centers and resorts.  The Character Types Map also 
designates an Activity Center designation located at the subject site.  Activity 
Centers include mixed-use areas that are smaller than employment cores, but 
larger than neighborhood centers and often have greater intensities of 
development than the surrounding area. 
 
Major General Plan Amendment 
The Growing Smarter Acts (state statutes) required cities to establish criteria 
for major amendments to the General Plan.  The Scottsdale City Council 
established the criteria for a major General Plan amendment in February 2001.  
Those criteria are a part of the city’s General Plan, and include a land use 
change matrix, a property size criteria, and Character Area and 
Water/Wastewater Infrastructure criteria (See Attachment #4). If a proposed 
change meets any of the criteria, the proposal constitutes a major amendment 
to the General Plan.  A land use change from Cultural/Institutional to a Mixed 
Use designation is considered a major amendment, regardless of the size of the 
parcel. 
 
Context. 
The 160-acre property is located at the southeast corner of Scottsdale Road and 
Pinnacle Peak Road and currently contains a western theme park (Rawhide).  
The site is surrounded on all four sides by roads. To the north are commercial 
and residential uses, with Commercial, Suburban Neighborhoods, and Office 
land use designations. To the east are also commercial and residential land 
uses, with Office and Suburban Neighborhoods land use designations.  To the 
south are commercial and industrial land uses, with Commercial and 
Employment land use designations.  And to the west is in the jurisdiction of 
the City of Phoenix, with planned commercial/mixed use land uses. 
 
The site contains a major wash (Rawhide Wash) located near the northwest 
corner of the property, which currently sheet flows across both Pinnacle Peak 
Road and Scottsdale Road.  Although much of the site has been disturbed over 
time, there are significant areas containing native vegetation on the northeast 
side of the site. 
 

APPLICANT’S 
PROPOSAL 

Goal/Purpose of Request.  
This is a request for a major General Plan amendment to change the land use 
designation from the Cultural / Institutional or Public Use designation to the 
Mixed-Use Neighborhoods designation.  The existing western theme park 
(Rawhide) will be relocating from the site in November 2005.  It is the 
applicant’s intent to develop a new master development plan for the site 
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having a variety of commercial, office, residential, public, and open space 
uses.  (See Attachment #10 for Conceptual Master Development Plan) 
 
The applicant has also submitted a rezoning application to change the zoning 
from Western Theme Park District (WP) to Planned Community District 
(PCD) to develop the master planned community (15-ZN-2005).  Further, the 
applicant has submitted a request for a Conditional Use Permit for a residential 
health care facility on the property (13-UP-2005).  The rezoning and use 
permit applications are scheduled to be heard by the Planning Commission on 
October 19, 2005, and then concurrently with this General Plan Amendment to 
City Council on October 24, 2005. 
 

IMPACT ANALYSIS Land Use.  
The Cultural/Institutional or Public Use designation was placed on this 
property specifically as a reflection of the existing western theme park 
(Rawhide) as the user of the site.  The relocation of the theme park from the 
property suggests a change in the General Plan land use designation is 
appropriate.  The proposed Mixed Use Neighborhoods designation will 
provide opportunities for a variety of land use activity to serve and support the 
surrounding area.  It also will provide an opportunity to create a compatible 
development to the surrounding land uses and community.  Mixed-use 
activities provide opportunities for residential and commercial development to 
compliment one another, as well as strengthen the employment and retail 
capabilities in the area. 
 
The Major General Plan amendment application included a conceptual land 
use pattern for the property, including commercial, office, residential, public, 
and open space uses.  A master development plan for the area will give special 
attention to land use locations and intensities, traffic and circulation, drainage 
considerations, water and sewer infrastructure, and environmental design 
(including scenic corridors, natural open spaces, setbacks, and building 
design). 
 
Community Mobility. 
One of the Goals of the Community Mobility Element is to emphasize “work, 
live, and play” relationships in land use decisions that will reduce the distance 
and frequency of automotive trips.  Another Goal discusses the relationship 
and balance of land uses within general areas that will help reduce the demand 
on transportation systems.  The proposed General Plan Amendment request 
accomplishes both of these goals, as the mixed-use nature of the proposal 
would allow residents to walk to commercial services and would allow a 
consolidation of trips. 
 
Based on the change of land use designation alone, it is difficult to anticipate 
the actual increase of vehicle trips per day.  However, based on the land use 
information provided by the applicant, this proposal will generate between 
18,000 and 20,000 vehicles per day.  Significant roadway improvements are 
anticipated on all four sides of this property.  New internal roadway 
connections are anticipated to serve the property and direct traffic to the 
Scottsdale intersections at Williams and Pinnacle Peak Roads.  Also, an 
improved pedestrian environment through the site and to the surrounding area 
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is also anticipated. The developer of the mixed-use project will be responsible 
for their proportionate share of the roadway improvements necessary to 
accommodate the demand generated by the new uses. 
 
Drainage. 
The existing Rawhide Wash located at the northwest corner of the site will 
need to be managed to preclude flooding during all stormwater runoff events 
of the site with no adverse impacts to other properties.  It is anticipated that 
both Pinnacle Peak and Scottsdale Roads will need to have culverts or bridges 
to accommodate the high flows of Rawhide Wash.  This wash has a potential 
of becoming a significant amenity for the project with consideration of active 
natural connectivity to adjacent neighborhoods and planned development.  The 
developer of the mixed-use project will be responsible for their proportionate 
share of the flood control improvements.  Coordination with other stakeholders 
to the west, such as the City of Phoenix and private development, will be 
necessary as the water passes through this development and exits to the west. 
 
Open Space, Scenic Corridors.  
The Rawhide Wash provides an opportunity for meaningful open space as part 
of a master planned development.  Scottsdale Road lies along the west side of 
the property and is designated as a Scenic Corridor.  A minimum one hundred 
(100) foot Scenic Corridor is anticipated at this location.  There are 
opportunities for other open space amenities on the property, as well as 
opportunities for open space buffers around the property. Open space areas and 
buffers would help provide transition to surrounding neighborhoods and 
maintain a suburban desert character. 
 
Public Services and Facilities 
Significant wastewater infrastructure improvements are anticipated to 
accommodate increased intensity/density at this location.  Existing water 
infrastructure appears sufficient.  The developer of the mixed-use project will 
be responsible for their proportionate share of the infrastructure improvements 
necessary to accommodate the demand generated by the new uses. 
 
A new master development plan provides opportunities for new municipal 
uses, such as a library, park, or fire station, to serve the development and 
surrounding community.  The applicant has proposed offering approximately 
3.5 acres of land for a municipal use, such as a library. 
 
Community Involvement.   
The site has been posted with multiple notification signs for months, property 
owners within 750 feet have been notified by the City, and the applicant has 
notified surrounding property owners and homeowner associations within one 
mile of the site.  Multiple open houses have been held in addition to meetings 
with interested parties.  Open house comments and letters have been received, 
with some in support of the project and some in opposition to the project.  
Comments emphasized the need for master planning to mitigate impacts 
associated with the project, and other comments pertained to the degree of 
residential density increase and commercial intensity increase, increased traffic 
caused by the proposed development, building heights obstructing views, and 
setbacks from the roadways.   (See Attachment #7 for Citizen Involvement 
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information) 
 
The City of Phoenix has indicated they have no issues with the proposed land 
use amendment, and anticipates the mixed-use designation will compliment 
and enhance the adjacent existing and proposed land uses in Phoenix. 
 
The Paradise Valley Unified School District has indicated that there are 
adequate school facilities to accommodate additional students generated by a 
mixed-use development. 
 
Community Impact. 
The relocation of the existing western theme park suggests the existing 
Cultural/Institutional or Public Use designation is no longer appropriate for the 
property.  The Mixed-Use Designation provides an opportunity for a variety of 
land use activity to serve and support the surrounding area, and would allow 
“work, live, and play” relationships to reduce the distance and frequency of 
automotive trips.   
 
A master development plan for the area will give special attention to land use 
locations and intensities, traffic and circulation, drainage considerations, water 
and sewer infrastructure, and environmental design (including scenic corridors, 
natural open spaces, setbacks, and building design).  The developer of the 
mixed-use project will be responsible for much of the infrastructure 
improvements necessary to accommodate the demand generated by the new 
uses, and the applicant has indicated every desire to put into place the 
necessary infrastructure to accommodate the proposed project.  This will help 
ensure the new development will not burden existing residents with the 
provision of infrastructure and public services and facilities.  
 

PLANNING 
COMMISSION 

Remote Hearing. 
On August 24, 2005, the Planning Commission held a remote public hearing 
on the proposal.  Two people spoke at that hearing and expressed concerns 
regarding potential negative impacts to existing residents of the area resulting 
from such an intense development proposal.  Specifically, concerns were 
raised pertaining to the degree of residential density increase and commercial 
intensity increase, increased traffic caused by the proposed development, 
building heights, and setbacks from the roadways.  Six other comment cards 
were submitted, with one in favor of the proposal and the others expressing 
similar concerns of those expressed by the speakers. (see Attachment #9 for 
the Planning Commission Minutes) 
 

STAFF 
RECOMMENDATION 

Recommended Approach:  
Staff recommends approval. 
 

RESPONSIBLE 
DEPT(S) 

Planning and Development Services Department 
Current Planning Services 
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TRAFFIC IMPACT ANALYSIS SUMMARY 
SILVERSTONE 

CASE #:  177-PA-2005/7-GP-2005 
 

 
Summary Prepared by Phillip Kercher, COS Traffic Engineering 
Traffic Impact Study Prepared by Cathy Hollow, Parsons Brinkerhoff.  
 
The site is located along Scottsdale Road, extending from Williams Drive to Pinnacle 
Peak Road.  The site extends east from Scottsdale Road to Miller Road.  Scottsdale 
Road is classified as a Major Arterial Roadway in the city’s Streets Master Plan.  
Scottsdale Road currently consists of two lanes in each direction along the western 
boundary of the site.  Future plans call for an expansion to three lanes in each direction 
with a raised center median.  The intersection of Scottsdale Road/Pinnacle Peak, which 
is currently a four-leg intersection, is signalized.  The posted speed limit on Scottsdale 
Road the vicinity of the site is 55 mph.  The current daily traffic volume adjacent to the 
site is 29,750 vehicles. 
 
Pinnacle Peak Road is classified as a Minor Arterial on the city’s Streets Master Plan.  
Pinnacle Peak currently consists of one lane in each direction with a center turn lane in 
the vicinity of the site.  The intersection of Pinnacle Peak Road and Miller Road is 
signalized.  The posted speed limit on Pinnacle Peak Road is 45 mph.  The current daily 
traffic volume adjacent to the site is 17,400 vehicles. 
 
Miller Road is classified as a Minor Arterial on the city’s Streets Master Plan.  In the 
vicinity of Pinnacle Peak Road, Miller Road currently consists of two northbound lanes 
and one southbound lane with a raised median; in the vicinity of Williams Road, Miller 
Road consists of one lane in each direction.  The posted speed limit on Miller Road is 35 
mph.  The current daily traffic volume adjacent to the site is 9,550 vehicles. 
 
Williams Road is classified as a Major Collector on the city’s Streets Master Plan.  
Williams Road currently consists of one lane in each direction.  The intersection of 
Williams Road and Scottsdale Road is a two-way stop controlled intersection, with the 
Williams Road approaches being stop controlled.  The intersection of Williams Road and 
Pinnacle Peak Road is unsignalized, with the north and south approaches being stop 
controlled.  The posted speed limit on Williams Road is 30 mph.  The current daily traffic 
volume adjacent to the site is 3,400 vehicles. 
 
Development under the proposed General Plan designation is anticipated to generate 
between 20,000 and 25,000 vehicles per day.  It is anticipated that the half street 
frontages along Pinnacle Peak Road, Miller Road, and Williams Road will be constructed 
with the development of the property.  An in-lieu payment will be required for ultimate 
Scottsdale Road improvements to be applied for planned future construction.  It is also 
anticipated that the intersections of Scottsdale Road and Williams Road, and Miller Road 
and Williams Road will be signalized with development of the property if not completed 
prior to that time. 
 



 
 
 

Attachment #7 Citizen Involvement 
 
 
 
 
 
 

The above attachment is on file at the City of 
Scottsdale Current Planning office,  

7447 E Indian School Road, Suite 105. 
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Labels pulled 4/27/05

Silverstone

Map Legend:

Site Boundary

Properties within 750-feet

Additional Notifications:

• Interested Parties
• Bella Vista HOA
• La Vista at Pinnacle Peak Homeowners 
Association
• Los Portones Master & Townhome
Association
• Sonoran Hills
• Premiere at Pinnacle Peak 
Homeowners Association
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In response to a question from Vice-Chairman Steinberg regarding the development of 
residential property near the Airpark, Mr. Cummins stated that staff is working on 
compatibility of adjacent land uses.  He noted that the property in question is located 
outside of the noise contour line identified in the airport studies.  Vice-Chairman 
Steinberg asked how this might impact the industrial land uses at the Airpark.  Mr. 
Cummins explained that residential-only uses, or proposals to place residential property 
within the noise contour line would be a valid concern.  Given the location of the subject 
property, staff felt this was an appropriate land use.   
 
Mr. John Berry addressed the Commission, stating that there has been overwhelming 
community support for this project.  This location is in a growth area identified in the 
General Plan.  He is not aware of any opposition to the project.   
 
Chairman Gulino noted that no members of the public had asked to address the 
Commission regarding the case and thanked Mr. John Berry for his comments. 
 
6-General Plan-2005 (Happy Peak)
Ms. Lagarde advised that she was withdrawing this case on behalf of her client.  They 
will re-apply in January.   
 
Ms. Bronski advised that the Applicant has a right to withdraw, so no vote was required. 
 
7-GP-2005 (Silverstone) request by owner for a Major General Plan Amendment of the 
Land Use Element from Cultural/Institutional or Public Use to Mixed-Use Neighborhoods 
on 160 +/- acres located at the southwest corner of Pinnacle Peak Road and Scottsdale 
Road. 
 
Mr. Curtis presented the staff report on the Silverstone case, also known as Rawhide.  
Items for consideration are infrastructure and the treatment of the Rawhide wash, 
economic vitality, and the impact on surrounding land uses and community.   
 
Mr. John Berry addressed the Commission.  He noted that the Applicant had submitted a 
detailed analysis showing how the proposal conformed to the General Plan and 
introduced colleagues who were in attendance.   
 
He noted that the General Plan stressed context.  At this stage, they were not looking at 
specific detail, but at context.  The property is surrounded by major roadways pursuant 
to the General Plan.  The Rawhide parcel is surrounded by intense development in both 
Scottsdale and Phoenix, most of which is commercial or office.  The proposal to locate 
residential on this land would fill a currently unmet need.   
 
Mr. Berry reported that intense use of the Rawhide facility has seriously disturbed many 
areas of the property.  The remaining areas of the property are disturbed, to a lesser 
degree.  The eastern edge has been absolutely destroyed over the years.  Area 
residents have made numerous complaints about Rawhide operations regarding noise, 
fireworks, dust, odors, and traffic.  Approving the change would eliminate these issues.   
 
Mr. Berry mentioned the flooding problems with the Rawhide wash which regularly 
causes Pinnacle Peak and Scottsdale Roads to flood.   
 

APPROVED                      
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The proposal is for a mixed-use master planned community.  This parcel is an 
opportunity to apply new urban planning principles.  The developers were inspired by 
traditional Arizona towns and had committed to doing something very special.   
 
Mr. Berry gave a PowerPoint presentation of the concept, showing the proposed mixed 
residential, commercial, and public uses.  They are proposing to channelize Rawhide 
wash, replant natural vegetation and make it an amenity for the community.  This project 
is less dense and less tall than projects already approved.  There are few homes 
adjacent to this property.  He stated that the proposal exactly matched the General Plan 
criteria for activity centers.  He noted that regional solutions to transportation issues 
would need to be worked out with the City of Phoenix.  They were looking to create a 
vital neighborhood on the property.  The surrounding areas are industrial, commercial, 
retail and office.   
 
Mr. Berry stated that there is a need for residential at this location.  The master plan is to 
create a pedestrian-oriented intergenerational neighborhood.  The developer was 
prepared to donate land for a public library within the development.  This plan would also 
provide a 100 foot re-vegetated scenic corridor along Scottsdale Road.  This plan is anti-
sprawl and would save desert land from development.  The plan is in compliance with 
the General Plan and would be good for the City. 
 
Mr. Marvin Richmond addressed the Commission, expressing opposition to the project.  
He stated that there are many homes in the area that would be affected and noted that 
the developer is planning 1500 apartments in three- and four-story buildings.  The plan 
called for about a million square feet of commercial development and 8,000 parking 
spaces.  He expressed concerns that the homeowners would be impacted by this 
project.  He was concerned about setbacks from roadways.  He said the project would 
have dramatic effects on the quality of life of everybody living in north Scottsdale.    
 
Ms. Maxine Fruitkin reiterated Mr. Richmond's comments.  She said that traffic issues 
should be addressed prior to development.  Proposed buildings would obstruct views of 
the mountains.   
 
Mr. Berry said that the specific issues would be addressed at the zoning hearing.  He 
would welcome a meeting with Mr. Richmond to address his concerns.  He took pride in 
reaching out to the public.  His clients had made a point of mailing information to over 
5,200 households in a total area of 11 1/2 half square miles, which far exceeded the 
City's requirements.  He reinforced their commitment to continue this level of outreach.   
 
Commissioner Schwartz asked whether there was a companion zoning case that would 
come forward with the General Plan amendment.  Mr. Berry replied that they had filed a 
zoning case and hoped to present it at the September 28th meeting of the Commission. 
 
Vice-Chairman Steinberg asked whether any consideration had been given to 
coordinating ingress and egress with Paradise Ridge, across Scottsdale Road in the City 
of Phoenix, in order to mitigate traffic congestion.  Mr. John Berry replied that they were 
working closely with some groups representing homeowners associations.  They hoped 
to work with the City of Phoenix and the State Land Department to address regional 
traffic and drainage solutions and perhaps enlarge Scottsdale Road to a six-lane road 
sooner than is currently envisioned.   
 

APPROVED                      
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